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INTRODUCTION 


The  North  York  Planning  Board  on  October  16,  1 9^3  resolved 
that  a  study  he  prepared  of  an  area  encompassing  both  sides  of  Weston 
Hoad  between  Albion  Road  and  Sheppard  Avenue, 

The  purpose  of  this  study  is  to  determine  the  nature  of 
appropriate  planning  and  zoning  changes  in  this  area  including  the 
future  development  of  vacant  lands,  the  redevelopment  of  existing 
built  up  areas  and  the  implications  of  the  relevant  policies  of  the 
Ketropolitan  Toronto  and  Region  Conservation  Authority  upon  adjacent 
land  uses. 

The  report  is  illustrated  by  various  maps  and  is  divided 
into  four  sections  as  follows: 

Section  I  defines  and  examines  the  existing  community 
structure  with  respect  to  its  significant  social,  physical  and  economic 
components  and  the  need  for  future  changes  is  determined.  The  nature 
of  any  changes  by  governmental  authorities  to  the  community  structure 
is  also  established. 

Section  II  future  development  policies  and  planning 
proposals  for  the  study  area  are  made  and  their  implications  upon 
existing  community  facilities  are  assessed. 

Section  III  deals  with  the  form  of  implementation  of  these 
proposals  and  the  changes  necessary  to  the  existing  development  controls. 

Section  IV  comprises  a  summary  of  the  conclusions  made  in 


the  previous  sections. 
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SECTION  I 


SURVEY  OF  THE  COIF  UNITY  STRUCTURE 


1 .  TEE  STUDY  AREA 


The  Weston  Road  Study  Area  determined  hy  the  terms  of  reference 
for  this  report  covers  an  area  on  both  sides  of  Weston  Road  between 
Albion  Road  and  Sheppard  Avenue.  This  area  however  forms  a  major  part 
of  a  distinct  and  predominantly  residential  community  known  as  Humberlea 
which  is  well  defined  by  Highway  401  >  The  Humber  River  Valley,  Sheppard 
Avenue  and  the  C.P.R.  tracks.  The  study  area  has  therefore  been 
enlarged  beyond  Albion  Road  to  include  the  401  Highway  Boundary. 

Humberlea  is  located  between  9-10  miles  from  Queen  and  Yonge 
Streets  and  is  about  40  minutes  driving  time  in  peak  hour  traffic  from 
this  downtown  intersection. 


The  existing  community  is  divided  into  four  sectors  by  the 
three  main  traffic  arteries,  Weston  Road,  Albion  Road  and  Wilson  Avenue. 
The  northwest  and  northeast  sectors  are  predominantly  residential  with 
some  industrial  lands  located  in  the  northeast  sector.  The  southeast 
sector  is  a  mixture  of  industrial,  residential  and  commercial  uses 
while  the  southwest  sector  is  devoted  to  open  space,  residential  and 
commercial  uses. 


2.  SOCIAL  CHARACTERISTICS 

Population 

Humberlea  community  had  a  total  I96I  census  population  of 
5,684  persons  (tract  216)  which  was  43f°  more  than  the  1956  population. 
However,  the  population  determined  by  the  Metropolitan  Assessment 
Department  for  this  area  in  I96I  was  4»100  persons  and  this  figure  has 
subsequently  been  adopted  by  the  Township  as  the  basis  for  population 
projections.  Apparently  a  discrepancy  is  not  unusual  and  has  been 
ascribed  to  a  variation  in  the  accuracy  of  the  residents*  declarations. 
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The  community  has  a  predominantly  Canadian-born  family- type 
population  of  British  extraction  comprising  an  average  of  3*7  persons 
per  family  of  which  1.7  are  children.  Families  living  in  this  area 
have  tended  to  remain  for  some  time;  about  50 c/°  have  been  resident 
between  3  and  10  years  and  approximately  20$  have  lived  there  for  over 
10  years. 

Apart  from  the  school,  the  main  social  institutions  in 
Humberlea  are  three  well-maintained  churches  which  are  grouped  near  the 
small  commercial  area  on  Weston  Road. 

Income  and  Occupation  (1961  census) • 

As  there  has  been  little  significant  change  in  the  community 
structure  or  in  the  economic  interrelation  between  occupational  categories 
since  I96I ,  census  information  for  that  year  generally  represents  the 
I964  situation. 

The  average  family  income  was  $5*962  which  was  slightly  above 
the  average  of  $5*831  for  the  whole  of  the  Metropolitan  Toronto  area. 
However,  this  community  has  a  broad  family  income  distribution  in  which 
about  83$  of  the  labour  force  earn  below  the  community  income  average 
and  about  18$  earn  above  the  average. 

The  main  occupational  categories  are  distributed  as  follows: 


Managerial,  professional  and  technical  17$ 

Clerical  21$ 

Sales,  service  and  recreation,  transport 

and  communications  22$ 

Industrial  workers  and  labourers  40$ 


The  present  diversification  of  incomes  and  occupations  already 
reflected  in  the  physical  form  and  character  of  various  neighbourhoods 
of  the  community  should  continue  to  form  the  social  basis  for  the  future 
development  of  these  areas. 
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Housing. 

The  community  first  began  to  develop  about  1920  in  the  form 
of  inexpensive  single-family  wood-framed  housing  which  now  constitutes 
about  10$  of  present  housing  stock. 

The  next  significant  development  occurred  between  1945  and 
1948  and  generally  consisted  of  D.V.A.  hcuding  of  more  substantial 
masonry  construction.  After  1956?  further  construction  consisted  of 
more  expensive  housing  in  the  northeast  sector  of  the  community  and  the 
infilling  of  housing  between  the  existing  D.V.A.  homes.  About  $Qffo  of 
the  total  housing  stock  has  been  constructed  since  1945  and  the  average 
value  of  all  houses  in  the  area  was  $16,062  in  I96I  with  a  wide  range 
in  values  corresponding  to  the  variation  in  family  income. 

The  housing  is  predominantly  single -family  dwellings  (approx. 

97^)  with  about  9$  of  all  d\7elllngs  ’crowded*  (defined  by  D.B.S.  as  one 
in  which  the  number  of  persons  exceeds  the  number  of  rooms  occupied)  • 
Although  the  exact  location  of  overcrowded  housing  has  not  been 
ascertained  it  is  likely  to  be  associated  with  the  smaller  and  older 
housing  in  the  southern  portion  of  the  Northwest  sector. 

The  need  for  change. 

The  sense  of  social  containment  discernible  because  of  the 
strong  physical  boundaries  of  this  community  is  lessened  by  the  lack 
of  indentifiable  community  focus  within  the  area. 

The  two  small  retail  shopping  areas  on  Weston  Road,  being 
divided  and  only  i  mile  apart,  lack  an  adequate  concentration 
of  facilities  in  either  location. 

The  dividing  effect  of  Weston  Road,  which  will  be  intensified 
by  its  proposed  widening  and  its  increasing  traffic, 
unfortunately  does  much  to  negate  the  natural  focus  generated 
by  the  three  churches  as  well  as  functionally  separating  the 
eastern  residential  area  from  Ilelody  Road  School,  the  shops 
and  one  of  the  churches. 

The  existing  community  has  a  fundamental  stability  in  terms  of 
duration  of  residence  of  its  predominantly  single-family  home -owner 
inhabitants  who  represent  a  comprehensive  range  of  incomes  and  occupations. 
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However,  the  community  lacks  further  diversification  in  its  social 
structure  by  the  absence  of  other  forms  of  housing  types  and  by  the 
virtual  exclusion  of  rental- type  accommodation. 

3.  PHYSICAL  CHARACTERI STI C  S  MD  RELATED  SEEDS 

Existing  development  controls  and  zoning  amendments . 

The  present  zoning  of  land  use  by  the  Township  of  North  York 
for  the  Humberlea  Community  is  indicated  on  Ilap  No.  2.  There  is  a 

minor  conflict  of  land  use  between  the  Metropolitan  Draft  Official  Plan 
and  the  present  North  York  Official  Plan  and  zoning  by-law  which  concerns 
an  area  adjoining  the  Humber  valley  in  the  northwest  sector  of  the 
community.  The  land  is  presently  zoned  R2  and  R3  under  the  zoning 
by-law  and  is  designated  greenbelt  by  the  Metropolitan  Official  Plan. 
Because  of  the  pre sent  and  future  policies  of  the  Metropolitan  Toronto 
and  Regional  Conservation  Authority,  valley  lands  to  the  top  of  the 
valley  bank  will  be  controlled  by  this  Authority  and  consequently  such 
lands  should  be  designated  as  greenbelt  zone  (G). 

A  survey  has  been  made  of  recent  applications  for  zoning 
amendments  in  this  area  of  which  the  following  three  are  significant  to 
the  purpose  of  this  study. 

1 .  An  application,  which  was  refused,  for  apartment  development 
in  the  northwest  sector  of  the  community  located  on  the 
west  side  of  V/eston  Road  south  of  Sheppard  Avenue. 

2.  An  application  was  submitted  for  a  combined  service,  station 
and  industrial  plaza  located  on  the  southeast  comer  of 
Sheppard  Avenue  and  Weston  Road.  Decision  on  this 
application  has  been  deferred  pending  the  completion  of 
this  study. 

3.  An  application  by  the  Roman  Catholic  Episcopal  Church  to 
utilize  vacant  lands  and  adjoining  valley  lands  on  the 
southwest  comer  of  Albion  and  Weston  Roads  was  approved 
but  interest  in  development  has  subsequently  ceased  due  to 
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the  likelihood  of  land  acquisitions  for  the  proposed  changes 
to  Albion  Road  and  its  intersection  ;ri.th  Ueston  Road, 

Existing  land  use  distribution. 

The  existing  land  use  distribution  for  the  study  area  is  as 


follows: 


Gross  area  in  acres* 


Major  Open  Space  121,9 
I ndu s  trial  42 . 0 
Residential  2 JO *4 
Local  Commercial  9*4 
Local  Parks  5 . 7 
Institutional  9  •  3 
Transportation  &  Utilities  21. J 
Vacant  urban  lands  98.8 

Total  538*8 


*  Figures  from  Metropolitan  Toronto  Planning  Board. 

Topography  and  Soil. 

The  community  has  been  built  on  gently  sloping  table  land 
about  40-50  feet  above  the  Humber  river  valley.  Strathbum  Blvd. 
follows  the  approximate  line  of  the  natural  watershed  with  lands  to  the 
west  sloping  to  the  Humber  and  to  the  east  sloping  to  Black  Creek. 

The  topography  is  illustrated  on  the  attached  maps. 

The  soil  in  the  area  appears  to  be  good  solid  clay  (based  on 
excavation  data  from  sewer  construction)  and  while  no  soil  investigation 
reports  are  available  it  is  likely  that  no  serious  or  expensive 
foundation  problems  will  occur  in  further  development  of  the  area. 

Residential  Development  of  Humberlea  in  1 9^1 ,  which  also  approximates 


the  present  situation,  produced  a  gross  residential  density  of  about  16 
persons  per  acre  (based  on  a  total  population  of  4)100). 
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An  average  density  for  Humberlea  and  the  adjacent  Humbermede 
community  of  about  20  persons  per  acre  was  proposed  in  the  District  #10 
Plan  report  prepared  in  February  19^2  by  the  Metropolitan  Planning  Board, 
District  #10,  of  which  this  study  area  is  a  part,  is  bounded  by  the 
Humber  River,  Steeles  Avenue,  Dufferin  Street,  the  C.1T.R.  and  Highway 
401 ,  and  the  report  suggests  the  ultimate  gross  residential  density  of 
the  district  as  a  whole  should  be  JO  r>ersons  per  acre,  a  figure  consistent 
with  the  projections  in  the  draft  Metropolitan  Official  Flan,  (District 
#10  gross  residential  density  calculations  includes  local  park,  local 
commercial,  institutional  and  residential  areas.)  Future  development  of 
the  Humberlea  community  should  consequently  aim  to  increase  the  present 
gross  residential  density  of  about  16.0  persons  per  acre  to  about  24  p.p.a. 
which  would  produce  a  total  population  of  about  6,000  persons.  The 
implications  of  population  increase  upon  community  facilities  is  examined 
in  other  parts  of  this  section. 

The  relative  condition  of  building  structures  in  the  community 
is  shown  on  Hap  Ho.  J.  It  is  apparent  that  the  oldest  neighbourhood 
which  is  bounded  by  Weston,  Albion  and  Flindon  Roads  has  the  greatest 
variation  in  the  condition  of  buildings  (10$  poor,  40$  fair,  50$  good). 

The  nature  of  its  appropriate  future  development  is  reviewed  in  Section 
II  of  this  report.  Elsewhere,  the  condition  of  buildings  in  the 
Community  ranges  from  fair  to  good.  Good  condition  means  houses  well 
maintained  and  in  apparently  good  structural  condition,-  fair  means 
generally  older  houses  requiring  continuing  maintenance  and  repairs  with 
a  limited  useful  life  and  poor  means  housing  which  is  dilapidated  and 
unsuitable  for  rehabilitation.  Approximately  92.5 $  of  all  housing  in  the 
community  is  in  good  condition,  6c/o  in  fair  condition  and  1.5$  in  poor 
condition. 

92 $  of  the  housing  stock  is  owner-occupied  which  indicates  a 
major  pattern  of  individual  ownership  of  property  in  this  predominantly 
residential  community. 
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The  Intensity  of  residential  development  by  significant 
neighbourhoods  within  this  community  is  shown  on  Map  No.  4*  The 
following  table  summarizes  the  characteristics  of  these  various 
ne  ighbourhoods . 

BITENSITY  OF  EXISTING  RESIDENTIAL  LAND  USE. 


1J2E 

Symbol 

Location  of  Neighbourhoods 

Approx,  lot  area 

(sq.  ft.) 

Approx,  units 

per  acre 

Approx.  Area 

Vacantlands 

(acres) 

1. 

Me s ton  Road  North  -  west  side 

43,700 

1 

7.0* 

2. 

Weston  Road  North  -  east  side 

9,100 

4.8 

- 

3. 

Weston  Road  Central  -  east  side 

11,200 

3.9 

0.9 

4. 

Weston  Road  -  Norris  place 

20,000 

2.2 

0.5 

5. 

Weston  Road  -  Jasmine  Road 

7,500 

5.7 

3.35* 

6. 

Weston  Road  -  Reuben  Ave-Flindon  Rd.  4 >300 

9.0 

2.80 

7. 

Weston  Road  -  Yorkdalc 

6,000 

7.2 

— 

*  Approximate  area  of  tablelands  to  top  of  valley  bank. 

It  is  apparent  that  the  oldest  neighbourhood  (#6)  is  the  most 
intensively  developed  in  small  lots  with  a  relatively  large  area  of 
vacant  lands  (-  20^  of  net  residential  area)  still  existing,  although 
its  distribution  is  also  in  small  lots. 

Industrial  Development. 

Industrial  lands  are  located  in  the  south  and  northeast  sectors 
of  Humberlea.  The  two  existing  industrial  buildings  in  the  northeast 
sector  occupy  a  small  part  of  land  owned  in  each  case.  The  semi-rural 

character  which  results,  provides  a  compatible  setting  for  the  adjoining 
housing  and  forms  an  extension  of  the  prevailing  character  of  the 
neighbouring  valley  lands. 

The  vacant  11  acres  of  zoned  industrial  land  in  the  northeast 
sector  which  is  located  south  of  the  Murray  Printing  Company  Plant  would 
have  very  restricted  access  to  Ueston  Road  via  a  33  foot  private  right-of- 
way.  An  alternative  access  which  could  be  achieved  by  the  extension  of 


■ 


.  ■ 


.{ • 


-8- 


Highbury  Road  to  serve  this  industrial  property  is  not  recommended 
because  of  the  extensive  residential  neighbourhood  already  served  by 
this  road  and  the  lack  of  direct  access  to  l/ilson  Avenue.  Because  of 
the  inaccessibility  of  this  site  and  the  extent  of  unsuitable  sloping 
topography  for  industrial  development  it  is  proposed  that  the  adjacent 
residential  area,  be  enlarged  to  include  this  pocket  of  vacant  land. 

The  nature  of  the  appropriate  development  of  this  land  is  considered  in 
Section  II. 

Commercial  facilities* 

—  1  ii.  <ii«;  ■  m  -  »<  ^  —  ■  i 

Humborlea  community  is  served  by  major  commercial  facilities 
located  about  1-J-  miles  away  at  the  Wilson  Avenue -Jane  Street  and  Sheppard 
Avenue-Jane  Street  intersections. 

The  local  commercial  facilities  total  9*4  acres  and  are  composed 
of  3*2  acres  of  commercial  retail  (21  stores),  0.4  acres  of  offices 
and  5*3  acres  for  gas  stations.  The  adequacy  of  these  facilities  may  be 
measured  by  applying  a  metropolitan  Toronto  Planning  Board  standard  of 
about  0.8  acres  per  1,000  persons  which  results  in  only  3  acres  of  required 
land.  As  3  stores  have  been  vacant  for  some  time  it  seems  that  the 
present  facilities  are  more  than  adequate  for  the  existing  community. 
However,  further  residential  development  would  require  some  increase  in 
commercial  space  which  could  be  partly  supplied  by  these  existing 
facilities. 

Education 

Uelody  Road  Elementary  School  situated  within  Ilumberlea  community  is 
presently  overcrowded  with  4  portable  classrooms  in  use.  In  September 
I964  the  present  system  of  kindergarten  to  grade  8  will  be  reduced  by  the 
transfer  of  grades  7  and.  8  to  Emery  Junior  High  School. 

This  will  alleviate  most  of  the  overcrowding  as  the  design 
capacity  of  the  present  school  facilities  (less  portables)  is  550  children 
and  the  expected  I964  enrolment  (K-6)  is  also  about  550  children.  The 
school  has  an  expansion  potential  on  its  present  site  of  an  additional 
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10  classrooms  or  350  children.  Based  on  the  present  proportion  of  15*3$ 
of  the  population  being  Kindergarten  to  Grade  6  the  existing  school  can 
expand  to  meet  a  population  increase  of  about  2,200  persons  (total  of  about 
6,300)  within  the  Humberlea  Community,  which  would  make  full  use  of  its 
potential  capacity. 

Emeiy  Junior  High  School  is  located  at  the  northern  end  of  the  adjacent 
Humbermede  community  and  opening  in  SeiDtember  I964  as  part  of  the  North 
York  tri- level  education  system.  It  will  provide  for  Grades  7  to  9  and 
will  serve  Humberlea  and  other  communities.  The  estimated  1964  enrolment 
is  710  jnipils  with  a  design  capacity  of  84O  which  can  increase  ultimately 
to  1250.  Based  on  the  present  proportion  of  4 *8$  of  the  population  being 
grades  7  to  9»  the  1964  facilities  can  expand  to  meet  a  population  increase 
of  about  11,000  persons  ( 73/^)  in  the  school  district  which  has  an 
existing  population  of  about  15)000  persons.  It  is  apparent  therefore 
Humberlea  could  reasonably  increase  by  about  2,200  persons  and  make 
proportional  use  of  the  potential  school  capacity. 

Emery  Collegiate  Institute  senior  high  school  will  be  combined  on  its 
present  site  with  the  proposed  Emery  Junior  High  School,  will  consist  of 
grades  10  to  13  and  will  serve  Humberlea  and  other  communities.  The 
estimated  I964  enrolment  is  about  625  pupils  with  a  design  capacity 
of  590  which  can  increase  ultimately  to  1044*  Based  on  the  present 
proportion  of  3 *9%  of  'the  population  being  in  grades  10  to  13>  the  1964 
facilities  can  expand  to  meet  a  population  increase  of  about  11,000 
persons  (73$)  in  the  school  district  which  has  an  existing  population 
of  about  15)000  persons.  Again  Humberlea  could  increase  its  population 
by  about  2,200  persons  as  previously  suggested. 

Separate  Schools.  Humberlea  is  presently  served  by  St.  Judes  Roman 
Catholic  School  located  in  the  adjoining  Humbermede  Community.  A  total 
of  91  children  attend  this  school  from  Humberlea  and  they  will  be  using 
public  transportation  facilities  after  1963  in  place  of  the  privato  bus  which 
bon  served  them.  St.  Judes  is  presently  overcrowded  with  4  portables  in 
use  and  8  classrooms.  It  has  an  expansion  capacity  of  a  further  8  rooms. 
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Ilowever,  the  Iletropolitan  Toronto  Separate  School  Board’s 
policy  is  to  Build  new  schools  rather  than  enlarge  existing  facilities. 
They  favour  the  development  of  an  additional  school  of  about  8  rooms  on  a 
site  of  1-2  acres  in  Eumberlea  Community,  provided  land  can  be  acquired 
at  an  acceptable  cost. 

St.  Basil’s  Ukrainian  Hite  Separate  School  is  located  in  the 
northeast  portion  of  the  Humberlea  Community.  It  is  specifically  for 
children  of  Ukrainian  parentage  and  serves  a  large  urban  area. 

Open  Space 

Local  Parks.  The  total  area  of  parks  in  Humberlea  is  4*03  acres  which 
Indicates  a  local  deficiency  of  about  6  acres  when  related  to  the  North 
York  Parks  Department  ’target'  standard  of  2.5  acres  per  1000  population. 
However  because  of  the  proximity  of  the  conservation  lands  on  the  western 
border  of  the  community,  which  are  to  be  developed  for  major  park 
facilities  by  Iletropolitan  Toronto,  it  is  proposed  that  1T.Y.  Township 
negotiate  to  utilise  a  small  portion  of  these  lands  for  their  own  local 
park  purposes  to  satisfy  the  present  and  future  needs  of  this 
community.  Host  parts  of  the  study  area  would  be  within  a  half  mile 
of  a  centrally  located  park  on  its  western  border.  Its  ultimate- 
size  would  approximate  11  acres  comprising  6  acres  for  the  present 
deficiency  plus  5  acres  for  a  potential  2,000  population  increase. 

The  existing  Strathbum  lark  of  3  acres  located  in  the 
residential  area  east  of  Heston  Road,  provides  reasonable  recreational 
facilities  consisting  of  ice  rinks,  ball  diamonds,  playground  equipment 
and  park  benches. 

Acacia  parkette  of  1.03  acres  also  provides  an  ice  rink,  ball 
diamond  and  playground  equipment  and  is  situated  in  the  residential  area 
west  of  Weston  Road. 

Conservation  lands. 

Under  its  plan  for  flood  control  and  water  conservation  the 
II.T.R.C.A.  is  acquiring  the  valley  lands  of  the  main  Humber  River  Valley 
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and  side  slopes  generally  to  the  top  of  the  natural  bank  which  comprises 
the  western  border  of  the  community. 

The  location  of  the  top  of  the  natural  bank  related  to  existing 
development  is  shown  on  I  lap  No.  5»  Also  shown  on  the  map  are  properties 
where  an  exception  was  made  by  the  Conservation  Authority  by  their 
acquisition  of  valley  lands  to  the  foot  of  the  bank  leaving  the  further 
acquisition  of  the  bank  itself  until  that  time  when  a  change  from  the 
present  residential  zoning  is  made. 

In  general  nothing  should  be  done  to  alter  the  natural  beauty  of 
the  valley  lands  and  banks  or  to  induce  soil  erosion  by  the  destruction 
of  the  established  growth  on  the  banks  by  either  filling  operations  or 
retaining  walls  which  are  of  an  alien  and  unnatural  character.  As  a 
result  of  a  recent  amendment  to  the  Conservation  Authorities  Act  the 
II.T.R.C.A.  is  empowered  to  prohibit  in  designated  areas  the  filling  of  valley 
lands  or  the  construction  of  retaining  walls  and  backfilling  below  the 
top  of  the  natural  valley  bank.  The  II.T.R.C.A.  proposes  to  designate 
the  valley  lands  to  the  top  of  the  natural  bank  as  shown  on  Hap  No.  5 • 

Public  Services . 

Hydro .  No  programmed  changes  are  envisaged  by  the  H.E.P.C.  to  their 
present  land  easments  located  near  Humberlca.  There  is  no  problem  in 
supplying  local  power  to  meet  the  demands  of  further  development  within 
this  community. 

Gas.  The  Community  is  partially  serviced,  with  the  main  gas  distribution 
line  located  in  Heston  Road  with  no  problems  expected  in  supplying  any 
future  demand. 

Hater.  The  adequacy  of  the  present  water  supply  system  to  meet  further 
community  development  is  expected  to  be  improved  in  1 9^4  with  the  extension 
of  the  1 6"  watermain  along  Hilson  Avenue  from  the  east  side  of  Highway  #400 
to  Halsh  Avenue.  It  is  probable  that  a  12"  main  will  be  installed  on 
Heston  Road  at  some  future  date  although  this  work  is  not  programmed  it 
present.  There  appears  to  bo  no  major  problem  in  meeting  the  needs  of 
any  future  development  regarding  water  supply. 


. 

. 

' 


'  ’  ■  ■ 
•  "  ’■ 


•  ■ 

t  .  .!■  .  ..  .0  t.  *  .  : :  •'  ■  ■  ’  fc* 

n  •  u 

\ 

\  ■  *  '•  1  •  '  '  li-' 

1  '  '  •'  -  -  '* 


-12- 


Sanitary  Sower  System.  The  existing  sanitary  sewer  system,  with  minor 
local  changes,  is  expected  to  he  adequate  for  any  future  development  in 
the  community. 

Storm  Sewers.  Apart  from  Jubilee  Crescent  there  are  no  storm  sewers  in 
the  study  area.  Their  installation  under  local  improvement  in 
residential  areas  is  dependent  on  petition  of  property  owners.  There 
is  no  significant  problem  in  providing  storm  sewers  for  further  development 
in  the  area,  particuarly  in  the  area  which  drains  to  the  Humber  River, 
generally  to  the  west  of  Strathbum  Blvd. 

A  proposed  storm  sewer  is  programmed  for  installation  during 
1 964  on  Wilson  Avenue  from  Walsh  Avenue  to  the  Black  Creek. 

Public  Transportation. 

The  Wilson  bus  (Glen  Echo  -  Lindy-Lou  loop)  proceeds  along  Wreston 
Road  through  the  Humberlca  Community  providing  a  service  of  10  minute 
frequency  in  rush  hours  and  every  30  minutes  in  non  rush  hours.  The 
trip  time  from  the  Albion-Weston  Road  intersection  to  the  downtown  area 
is  approximately  1  hour  in  non  rush  hours. 

An  alternate  route  to  the  downtown  area  is  provided  by  a 
trolley  coach  service  operating  every  10  minutes  between  the  Blondin 
Loop  and  the  Annette-Dundas  streetcar  line.  The  trip  time  from  the 
Blondin  Loop  to  the  downtown  area  is  about  45-50  minutes  in  non  rush 
hours.  With  the  completion  of  the  east-west  subway  in  19&7  the  trolley 
coach  lines  will  require  extension  from  Annette-Dundas  to  the  Keele-Bloor 
Subway  station.  This  route  will  provide  the  shortest  trip-time  to 
the  downtown  area.  However  it  is  apparent  the  trolley  bus  can  not 
continue  to  use  the  existing  Blondin  Loop  if  the  Highway  #401  -  Weston 
Road  interchange  is  completed  as  shown. 

It  is  recommended  that  a  future  Wreston  Road  bus  service  be 
considered  by  the  T.T.C.  in  lieu  of  the  present  Annette-Blondin  Loop 
trolley  coach.  This  bus  service  could  provide  a  direct  link  to  the 
Keele-Bloor  Subway  from  the  Humberlea  and  other  developing  communities 
to  the  north. 
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Hoads  and  Traffic. 

Major  changes  in  the  existing  road  system  within  the  Study  area 
are  currently  "being  considered  by  the  Ontario  Department  of  Highways  and 
the  Metropolitan  Toronto  Roads  Department. 

The  general  form  of  these  changes  is  shown  on  Maps  Ho.  6  and  8 
and  would  include  the  following  items  which  are  expected  to  be  implemented 
within  the  next  2-7  years. 

(1)  The  widening  of  Highway  #401  from  4  lands  to  12  lanes. 

(2)  The  existing  Highway  #401  and  Weston  Road  interchange  will 
be  extensively  revised.  Although  final  plans  have  not  been 
adopted  the  general  form  which  is  shown  for  this  interchange 
is  likely  to  be  adopted. 

(3)  The  grade -separated  interchange  which  is  shown  for  the  Albion- 
Walsh  and  Weston  Road  intersection  is  expected  to  generally 
conform  to  the  finally  adopted  plan.  Albion  Road  wi 11  extend 
across  the  Humber  river  and  link  to  Islington  Avenue  at 
Bergamot  Street.  Future  requisite  road  improvements  in  the 
Study  area  ( shown  dotted  on  Map  Ho.  6)  and  stated  in  the 
district  Plan  10*  study  would  include; 

-  the  widening  of  Weston  Road  to  100  ft.  Right-of-Way 
between  Albion  Road  and  Finch  Avenue. 

-  the  widening  of  Sheppard  Avenue  to  100  ft.  Right-of-Way 

-  an  underpass  on  Sheppard  Avenue  to  the  C.P.R.  tracks. 

-  an  underpass  on  Wilson  Avenue  to  the  C.P.R.  tracks.  Land 
for  this  purpose  has  already  been  acquired  and  houses 
demolished  along  Wilson  Avenue. 
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4.  ECONOMIC  FACTORS. 

The  Ilaricct  for  various  housing  types . 

Humberlea  community  is  located  about  9*0  miles  from  downtown 
Toronto  which  places  it  in  the  outer  apartment  zone  of  the  Metropolitan 
Toronto  area  in  which  apartments  arc  almost  equally  divided  between 
1 -bedroom  and  2-bedroom  units  to  cater  to  the  prevailing  demand  for  family 
accommodation  in  the  outer  areas. 

The  changing  emphasis  in  types  of  housing  being  provided  in 
North  York,  which  is  located  between  5  -  11  miles  from  the  central  area, 
is  shown  by  the  following  table  from  the  C.M.H.C.  survey  of  dwelling 
starts  in  1961  and  1962. 


126i 

io  distribution 

1962 

io  distribution 

Single  detached 

808 

13.5 

1,658 

30.0 

Semi-detached  &  Duplex 

1,173 

20.0 

1 ,101 

20.0 

Row  housing 

63 

1.5 

352 

6.0 

Apartments 

3,907 

65.O 

2,524 

44.0 

Market  trends  in  Metropolitan  Toronto  housing  (C.M.H.C.  Survey 
I963)  indicated  a  decline  in  apartment  starts  in  1962,  with  an  increase 
in  the  construction  of  row  housing  but  little  change  in  the  starts  of 
semi-detached  and  duplex  dwellings.  This  also  corresponds  to  the  trends 
evident  in  the  above  table  for  North  York.  (Figures  for  1963  have  not 
yet  been  issued  by  C.M.H.C.) 

The  proportion  of  rental  housing  units  compared  to  owner 
occupied  dwellings  in  North  York  in  I96I  was  approximately  30 i  compared 
to  about  33 for  Metropolitan  Toronto  (1961  census). 

Because  the  present  composition  of  Humberlea  is  substantially 
single-family  owner  occupied  housing  (97^)  its  future  development  should 
comprise  an  increased  proportion  of  rental  housing  for  which  there  is 
an  established  market.  This  market,  since  I96I  has  been  maintained  and 
is  expected  to  continue  although  the  relative  demand  for  the  various  types 
of  rental  housing  can  be  expected  to  fluctuate. 
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SECTION  II 

PROPOSED  CHANGES 


This  section  comprises  a  statement  of  the  planning  policies 
involved  in  the  formulation  of  changes  to  the  existing  community 
structure,  based  on  the  needs  and  necessary  changes  already  established 
within  the  study  area.  The  planning  proposals  considered  appropriate 
for  this  community’s  future  development  are  then  enumerated  in  detail. 

Planning  Policies . 

An  increase  of  approximately  2,140  persons  is  proposed  for 
the  study  area  (4,100  to  6,240  persons)  which  makes  maximum  use  of  the 
potential  capacity  of  the  existing  Ilelody  Road  public  school  site  and 
proportional  use  of  the  potential  capacity  of  the  other  levels  of  school 
facilities  serving  this  area.  The  proposed  population  conforms  to  the 
overall  population  objectives  of  ’District  Ilan  10’. 

Future  development  within  the  study  area  should  preserve  and 
strengthen  the  special  character  and  precinct  quality  already  exhibited 
by  the  area’s  natural  asset  of  a  seni-rural  atmosphere  created  by  the 
penetration  of  bordering  valley  lands  to  l/eston  Road  in  the  northwest 
sector.  The  individual  charm  of  this  community  arises  from  this 
organic  transition  from  valley  lands  to  low  density  housing  at  this 
location.  In  this  case,  it  is  contended  that  this  particular  area 
should  be  preserved  against  the  stereotyped  philosophy  of  utilizing  an 
existing  predominantly  natural  landscape  for  high  density  development, 
regardless  of  the  complete  change  in  character  thereby  induced  in  the 
surrounding  area. 

Planning  District  10,  of  which  the  study  area  forms  part,  will 
eventually  be  almost  surrounded  by  industrial  development.  The  strategic 
location  of  this  area  to  employment  oppo rtun.it ie s  in  the  Northwest  sector 
of  Metropolitan  Toronto  which  can  and  likely  does  offer  a  reasonable 
balance  in  distance  between  work  place  and  home  for  many  of  its  residents, 
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should  be  realised  by  a  diversified  stock  of  dwelling  types.  Those 
should  be  primarily  designed  for  families  in  both  rental  and  ownership 

accommodation.  The  satisfactory  intergration  of  multiple  dwellings 
within  the  study  area  depends  upon  the  following  principles. 

(a)  The  diversification  of  dwelling  types  at  varying 
densities  so  that  a  meaningful  transition  without 
abrupt  change  is  achieved  from  one  form  and  pattern 
to  another  while  avoiding  an  extensive  segregation 
of  either  rental  accommodation  or  home  ownership . 

(b)  Varying  sized  family- type  accommodation  should 
predominate.  It  should  occur  at  varying  densities 
with  small-family  sized  units  in  high  density  development 
and  large-family  sized  units  in  lower  density  development, 
with  a  wide  rental  range.  Vhere  possible  the  sale  of 
co-operative  type  relatively  low-priced  family  accommodation 
in  row  house,  masonette  or  similar  forms  of  low-density 
multiple  housing  should  be  encouraged.  It  would  be 
social^  desirable  to  provide  a  minor  allocation  of 
non-family  accommodation  within  high  density  development 

in  order  to  diversify  the  community’s  present  narrow  range 
of  accommodation. 

(c)  The  choice  of  sites  for  high  density  development  would  be 
determined  by  their  proximity  to  community  facilities 
and  public  transportation,  with  adequate  provision  for 
the  vehicular  traffic  generated. 

The  major  road  changes  in  the  southern  portion  of  the  study 
area  will  facilitate  increased  traffic  volumes  likely  moving  at  somewhat 
higher  speeds.  This  mil  induce  the  need  for  a  more  intensive  use  of 
adjacent  lands  with  the  ultization  of  larger  scale  building  forms  for 
functions  compatible  with  their  locational  advantages.  The  future 
widening  of  Ueston  Road  and  Sheppard  Avenue  will  create  a  significant 
traffic  focal  pioint  at  this  intersection.  Functionally  appropriate 
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large -scale  building  forms  should  be  sited  to  provide  a  sense  of 
enclosure  and  definition  to  the  termination  of  Sheppard  Avenue  at 
Vest on  Road. 

Planning  Proposals . 

The  proposed  land  use,  density  and  zoning  changes  for  the 
study  area  are  shown  on  Hap  7  and  on  the  composite  Map  8  in  relation  to 
surrounding  development.  Road  changes  which  relate  to  the  land  use 
pror>osals  are  also  indicated. 

Based  on  the  increased  residential  densities  proposed,  the 
study  area  should  have  a  population  increment  of  about  2,140  persons 
which  would  make  full  use  of  the  expansion  potential  of  the  existing 
public  school  and  a  proportional  increase  in  use  of  the  other  levels  of 
educational  f acilitie s . 

The  implications  of  this  increase  upon  the  existing  community 
structure  has  resulted  in  the  following  requirements  which  have  been 
intergrated  into  ‘The  Plan1  for  the  study  area  shown  on  Hap  8. 

(a)  Area  ^  on  Map  7  provides  for  a  0.75  acre  commercial  site 
(Cl  zone)  for  about  6  to  8  local  service  shops.  These 
would  be  located  near  existing  stores  but  on  the  west  side 
of  Ueston  Road  where  they  would  be  conveniently  located  to 
the  adjoining  area  proposed  for  high  density  development. 
Because  of  the  major  road  changes  at  the  l/eston  Road  and 
Albion-V/aish  intersection,  the  existing  shops  at  this 
intersection  will  become  further  isolated  from  their  local 
service  area  and  access  to  their  site  increasingly 
difficult.  As  Vacant  shops  already  exist  at  this  location 
it  is  questionable  whether  the  marginal  operation  of  these 
isolated  stores  will  improve  with  the  further  development 
of  the  Humberlea  community.  It  is  recommended  that  a 
future  study  of  this  shopping  facility  be  made  after  the 
completion  of  the  proposed  interchange  to  determine  whether 
a  change  in  land  use  would  be  appropriate. 
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(b)  The  future  widening  of  Weston  Road  will  likely  require  the 
removal  of  the  small  groceteria  at  the  comer  of  Gaydon 
and  Weston  Road  in  area  #4*  This  store  could  he  relocated 
in  conjunction  with  an  extension  of  the  adjoining  service 
shops.  Improved  parking  facilities  should  he  provided. 

(c)  Area  #13  indicates  11  acres  of  neighbourhood  park  (zone  01) 
which  would  he  required  to  meet  the  future  needs  of  the 
community  as  well  as  its  present  deficiency.  Plindon  Road 
should  he  closed  at  Acacia  Avenue  intersection  and  the  two 
house  sites  within  the  narrow  triangular  wedge  should  he 
acquired  so  that  the  park  access  would  include  the  closed 
portion  of  Plindon  Road  and  these  two  properties.  The 
existing  Acacia  parlce ttc  should  he  extended  westward  to 
join  the  neighbourhood  park. 

It  is  recommended  that  the  Township  of  Worth  York  negotiate 
an  arrangement  with  the  metropolitan  Toronto  Parks  Department 
for  utilizing  the  valley  lands  in  this  location  to  satisfy 
present  and  future  local  park  needs. 

(d)  Area  #14  indicates  the  extension  of  greenhelt  (G)  on  the 
west  side  of  Westo n  Road  south  of  Albion  Road  because  of 
the  future  location  of  Weston  Road  west  of  its  present 
right  of  way  which  leaves  a  relatively  narrow  strip  of 
tableland  to  which  access  would  he  very  restricted. 
Accordingly  the  existing  side  roads  of  Wilson  Avenue  and 
Pineview  Avenue  should  he  closed. 

The  existing  residential  zoning  of  the  tablelands  in  the 
northwest  sector  of  the  study  area,  on  the  west  side  of  Weston  Road 
between  Sheppard  Avenue  and  Pradmore  Avenue  should  he  retained  so 
that  the  predominantly  semi-rural  charm  of  this  portion  can  he 
pre served.  Extensive  views  of  the  valley  lands  and  the  dominance  of 

the  natural  landscape  over  existing  building  forms  are  key  qualities 
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in  the  visual  enjoyment  of  this  street  scene,  which  is  in  great  contrast 
to  other  sections  of  Weston  Road  outside  the  study  area. 

The  other  areas  of  the  Humberlea  community  which  should  remain 
as  presently  zoned  are  indicated  on  Lap  8.  The  relatively  small  area 
of  vacant  lands  in  these  locations  which  can  be  developed  under  existing 
zoning  is  not  expected  to  produce  a  significant  population  increase. 

The  future  widening  of  Sheppard  Avenue  and  West  on  Road  (north 
of  the  Albion  Road  intersection)  is  unlikely  to  affect  the  location  of 
existing  structures  except  for  the  suggested  revisions  to  the  small 
commercial  area  #4  on  Lap  7>  outlined  in  item  (h)  above. 

The  proposed  land  use,  density  and  zoning  changes  together 
with  related  road  changes  for  the  study  area,  have  been  shorn  independently 
on  Lap  7,  related  to  existing  development  and  major  road  changes  on  Lap  8, 
and  are  listed  below. 

(a)  The  following  table  indicates  the  basis  of  the  densities 

which  have  been  assumed  for  the  various  zoning  classifications 
which  were  utilized  in  the  determination  of  the  population 
increment  of  approximately  2,140  persons  for  the  study  area, 

TARLE  1. 


Zone 

Min,  Lot  Area 

Ho.  Units  per  lot 

Units  per 

Acre 

7.2 

Persons  per 

Unit--- 

3.7 

Approx,  number 
persons  per  net 

R4 

6,000 

1 

Residential  Acre 

27 

ELI 

2,400 

1 

18 

3.7 

66 

EL2 

7,200 

2 

12 

3.7 

44 

H15 

9,000  10 Ofo  lot 

i  1100  sq.  ft. 

40 

2.7 

120 

h;6 

15,000  15C$  lot 

per  unit 
t  1100  sq.  ft. 

60 

2.7 

160 

*  Rased  on  3*7  persons  pe jr" cLw^iing  unit  in  Humberlea,  reduced  slightly 
to  3*5  persons  per  unit  for  low  rise  multiple  family  housing  and 
further  reduced  to  2.7  persons  per  unit  (1100  sq.  ft.)  as  a  basis 
for  estimation  of  population  from  a  mixture  of  various  sized  apartment 
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and  ro w  housing  units.  (Metro  Tore.  Apt.  Survey  July  I962  indicated 
an  average  of  2.64  persons  per  apartment  unit  in  Worth  York  in  196*0* 

(b)  Area  #1  incorporates  closed  off  portions  of  Wilson  Road 
and  short  side  roads  together  with  Alondin  Avenue.  It  is 
proposed  that  this  should  be  done  because  of  the  expected 
location  of  the  northbound  exit  ramp  from  Highway  401 .  It 
is  recommended  that  the  existing  Ml  zone  be  extended  to 
include  the  remaining  residential  portions  so  that  the  area 
can  offer  prestige  locations  for  buildings  which  would  act 
as  a  buffer  between  the  southern  residential  area  of 
Humberlea  and  Highway  401 •  These  buildings  should  be 
properly  designed  and  landscaped  around  all  four  sides  with 
equal  design  consideration  given  to  their  appearance  from 
both  Highway  40*1  and  Walsh  Avenue. 

(c)  It  is  proposed  to  increase  the  density  of  the  existing  area 
#2  from  approximately  27  persons  to  60  persons  per  net 
residential  acre.  The  net  increase  including  existing 
housing  lost  in  rezoning  area  #1  would  be  about  200  persons. 
This  would  be  achieved  by  low  rise  row  or  garden  homes 
forming  interesting  groupings  with  access  preferably  from 
Yorkdale  Crescent.  .This  will  be  necessary  at  the  east  end 
of  area  #2  because  of  the  embankment  and  retaining 

wall  to  be  constructed  for  the  Wilson  Avenue  underpass 
and  the  closing  of  existing  access  to  Wilson  Avenue 
from  Ann  Arbour  Road.  Group  housing  with  improved 
orientation  will  be  more  appropriate  than  the  existing 
single  family  homes  in  this  location  because  of  the 
increasing  traffic  volumes  expected  on  Walsh  Avenue. 

An  access  road  from  Walsh  to  Yorkville  is  proposed 
in  the  location  shown  to  provide  adequate  access  to 
the  adjoining  neighbourhood.  The  layout  of  buildings 
in  this  area  should  create  landscaped  courtyard  spaces 
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between  them  with  orientation  of  units  generally  away 
from  Walsh  Avenue.  Buildings  which  face  Walsh  and  have 
to  he  located  adjacent  to  this  street  should  he  kept 
to  a  minimum  and  composed  of  "through”  units  which  not 
only  have  a  view  towards  Walsh  Avenue  hut  also  a  view 
towards  Yorkdale  Crescent. 

(a)  Area  #3  should  he  rezoned  to  accommodate  a  continuation 
of  the  re-development  proposed  for  area  #2  in  order  that 
housing  surrounding  the  Alhion-Walsh  and  Weston  Road 
intersection  can  he  better  orientated  and  set  hack  from 
the  turning  ramp.  Again  in  order  to  improve  traffic 
conditions  vehicular  access  should  preferably  be  gained 
from  Wallasey  Avenue,  The  change  in  density  proposed 
would  produce  a  net  increase  of  about  100  persons. 

(e)  Area  #4  has  been  dealt  with  previously. 

(f)  Area  #5  should  utilize  the  present  vacant  industrial  lands 
for  an  extention  of  the  adjoining  residential  land  use  in 
single  family  housing  and  at  the  same  zoning.  This  would 
produce  an  increase  of  about  220  persons  in  single  family 
dwellings.  Access  should  he  achieved  by  an  extension  of 
Highbury  Road  in  the  form  of  a  loop. 

(g)  Areas  #6  and  #7  are  proposed  to  utilize  the  locational 
assets  of  these  areas  at  an  increased  density  while 
redeveloping  the  generally  older  and  poorer  quality 
existing  housing  and  developing  existing  vacant  parcels 
of  land.  It  is  suggested  that  this  peripheral  zone 
should  encourage  apartment  tower  buildings  in  point  block 
form  rather  than  slab  buildings  for  the  best  asthetic 

use  of  these  lands.  The  height  of  these  buildings  should 
not  exceed  18-20  stories  in  order  to  be  compatable  and  in 
scale  with  adjoining  lower  height  development.  Interspersed 
among  the  tower  buildings  should  be  low  rise  multiple  housing. 
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The  not  increase  for  both  these  areas  would  approximate  1020 
persons.  In  order  to  create  larger  parcels  of  land  for 
redevelopment  it  is  recommended  that  Reuben  Avenue  and  parts 
of  Griffith  Street,  Omagh  Avenue,  Lilac  Avenue  and  Acacia 
Avenue  be  eventually  closed.  It  is  recommended  that  the 
existing  North  York  Hydro  building  near  the  intersection  of 
Albion  and  Weston  Road  either  be  improved  in  appearance  or 
re-located. 

(h)  Because  area  #8  is  an  integral  part  of  the  same  neighbourhood 
as  areas  #6  and  #7  and  as  the  age  and  condition  of  its 
housing  is  also  similar,  it  is  proposed  that  this  area  be 
redeveloped  at  a  higher  density  than  at  present,  but 
slightly  lower  than  the  proposed  peripheral  zone.  This 
would  result  in  a  net  increase  of  about  500  persons. 

Again  in  order  to  create  larger  and  more  appropriate 
parcels  of  land  for  redevelopment  it  is  recommended  that 
Lilac  Avenue  be  closed.  The  street  system  proposed  for 
the  redevelopment  of  acres  #6,  #7  and  #8  is  expected  to  be 
adequate  although  some  improvements  to  the  present 
pavements  widths  and  construction  of  sidewalks  will  be  necessary. 
Housing  in  this  area  should  be  composed  of  relatively  low 
height  apartment  buildings,  maximum  6  stories  in  height,  with 
a  preponderance  of  row  housing. 

(i)  Area  #9  this  has  been  dealt  with  previously. 

(j)  As  area  #10  is  in  a  relatively  segregated  location  with 
restricted  access  from  Flaxman  Road.  It  is  considered 
the  best  use  of  this  land  would  be  for  a  low  density 
multiple  dwelling  development  comprising  semi-detached 
and  duplex  dwellings  which  would  produce  a  population  of 
about  100  persons.  It  is  recommended  that  housing  in 
this  area  should  preserve  and  increase  the  natural 
landscape  by  extensive  tree  planting  which  would  create  a 
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large  court  space  accentuating  the  Cul-de-sac  termination, 

(k)  Area  #11  indicates  the  extent  of  a  proposed  rezoning  from 
existing  residential  land  use  (R.4  zone)  to  permit  a 
large  scale  select  type  industrial  building  or  buildings 
(Ml  zone).  In  regard  to  the  application  submitted  for 

a  combined  service  station  and  industrial  plaza  it  is 
suggested  that  while  a  large  scale,  properly  designed 
multi- tenant  industrial  building  would  be  appropriate  for 
this  location  a  typical  comer  service  station  would 
destroy  the  character  and  sense  of  enclosure  which  should 
be  achieved  around  this  intersection.  It  is  considered 
that  a  service  station  can  be  included  within  the 
proposed  development  provided  it  is  properly  designed  to 
blend  with  the  surrounding  area  by  the  use  of  organic 
building  materials.  It  should  be  located  on  the  east  side 
of  the  industrial  building.  Access  to  the  industrial 
buildings  should  be  restricted  to  entry  from  Sheppard  Avenue, 
Parking  and  service  areas  should  be  located  on  the  east  side 
of  the  building,  or  if  twin  buildings  are  proposed  then 
between  them.  Offices  in  conjunction  with  the  buildings 
should  face  Weston  Road.  Again  the  design  of  this  building 
or  buildings  should  be  in  a  form  which  will  blend  with  its 
surroundings  and  should  preserve  the  maximum  of  natural 
landscape . 

(l)  The  north  side  of  Sheppard,  area  #12,  has  been  proposed  at  a 
higher  density  in  a  group  form  of  row  housing  to  make  better 
and  more  appropriate  use  of  the  land  at  an  intersection  where 
traffic  volumes  arc  increasing  and  to  strengthen  the  sense 

of  enclosure  by  larger  scale  buildings  at  this  location. 

(m)  Areas  #13  and  #14  have  been  dealt  with  previously. 

Other  planning  proposals  which  are  recommended  for  the  benefit 
of  the  Study  Area  include  the  following: 
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1.  The  planting  of  coniferous  (evergreen)  trees  between  existing 
deciduous  trees  on  the  east  side  of  Highbmy  Road  and  extending 
for  its  entire  length  in  order  to  block  the  undesirable  views 
of  the  industrial  development  on  the  east  side  of  the  C.P.R. 
tracks, 

2,  The  non-conforming  uses  existing  at  certain  residential 
properties  on  1-Iorris  Place  should  not  be  encouraged  and 
where  possible  should  be  removed. 
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SECTIQIT  III 


IMPLEMENTATION 


The  various  road  changes  proposed  which  comprise  the  closing 
of  portions  of  existing  streets  should  he  implemented  at  appropriate 
future  dates  by  enactment  of  suitable  by-laws. 

The  suggested  road  pattern  for  Areas  #5  and  #10  on' Hap  7 
should  be  implemented  under  plans  of  subdivision. 

It  is  recommended  that  the  following  changes  be  made  to  the 
North  York  Official  Flan  and  zoning  by-law  to  permit  the  proposed  land 
use  and  density  changes  to  the  study  area  which  are  shown  on  Maps  7  and  8. 


Area  No. 

Present  Zoning 

Proposed  Zoning 

1 

R5,  Cl 

Ml 

2 

R5 

HM1 

3 

R5 

RM1 

4 

Cl 

No  change 

5 

Ml 

R4 

6 

R5 

RM6 

7 

R5 

HI  6 

8 

R5 

R>r5 

9 

R5 

Cl 

10 

M 

Hi  12 

11 

R4 

Ml 

12 

R4 

RH1 

13 

G 

01 

14 

R5,  Cl 

G 

15 

R2,  R3 

G  (lands  acquired  by  MTRCA) 

In  approving  future  site  plans  of  development  or  redevelopment 
in  the  areas  of  change  listed  above  it  is  recommended  that  the  policies 
already  stated  in  Section  II  for  the  respective  areas  be  complied  with 
in  order  to  be  granted  approval  by  the  Township  of  North  York  Planning  Board. 
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SECTIQH  IV 


CONCLUSIONS 


The  study  area  which  includes  the  existing  Humberlea  community 
is  defined  by  the  Humber  River,  Sheppard  Avenue,  the  C.P.R.  and 
Highway  #401.  These  strong  physical  boundaries  and  the  proximity  and 
views  of  the  Humber  valley  combine  to  give  the  area  a  special  character 
and  identity.  The  -planning  proposals  for  this  area’s  future  development 
are  intended  to  preserve  these  essential  elements  while  increasing  its 
present  population  from  about  to  about  6,240.  This  increment  would 

largely  be  achieved  by  the  development  of  vacant  lands  in  the  study  area  and  the 
redevelopment  of  the  older  housing  area  adjacent  to  the  Albion  Road  and 
Heston  Road  intersection  on  the  west  side  of  Heston  Road. 

It  is  proposed  that  future  development  should  diversify  the 
existing  predominantly  single  family  detached  housing  by  the  introduction 
of  other  forms  of  housing  accommodation.  Redevelopment  of  existing 
housing  is  proposed  at  higher  densities  to  not  only  achieve  an  .increased 
population  for  the  study  area,  but  to  provide  an  economic  incentive  for 
private  development.  Site  planning  of  these  areas  of  change  requires 
careful  design  and  should  implement  the  planning  principles  established 
in  this  report. 

The  development  of  tablelands  adjoining  the  Humber  Valley  in 
the  northwest  portion  of  the  study  area  should  continue  at  the  existing 
density  permitted  by  the  present  zoning  classification  in  order  to 
preserve  the  key  visual  quality  associated  with  this  community’s  image. 

Nothing  should  be  done  to  alter  the  natural  beauty  of  these  valley  lands 
by  filling  operations  or  construction  of  retaining  walls.  The  U.T.R.C.A. 
proposes  to  designate  these  valley  lands  as  an  area  in  which  filling 
operations  are  prohibited. 

liajor  road  changes  arc  expected  to  bo  implemented  in  the  study 
area  in  the  next  2  to  7  years.  These  will  include  the  widening  of  Highway 
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401 ,  a  new  interchange  with  Weston  Road  and  the  grade  separation  of 
Albion  Road  and  Weston  Road  and  the  extension  and  widening  of  Albion  Road 
to  connect  to  Islington  Avenue  at  Bergamot  Avenue.  Land  use  changes  have 
been  proposed  adjacent  to  the  north-bound  exit  ramp  from  Highway  401  west 
bound,  in  order  to  create  a  select  industrial  buffer  zone  between 
Highway  4OI  and  the  residential  housing  areas  to  the  north. 

It  is  proposed  that  the  Township  of  Horth  York  negotiate  an 
arrangement  \d.th  the  lietropolitan  Toronto  Parks  Department  to  utilize 
portion  of  the  Humber  valley  lands  to  satisfy  the  -present  and  future  local 
park  needs  of  the  Humberlea  community. 

Additional  greenbelt  lands  are  recommended  on  the  west  side  of 
Weston  Road  between  Albion  Road  and  Highway  401 • 

The  proposed  future  development  of  this  study  area  will  provide 
additional  and  diversified  accommodation  in  an  attractive  residential 
location  which  is  closely  related  to  the  surrounding  industrial  lands  of 
the  northwest  sector  of  lietropolitan  Toronto.  This  sector,  in  which  the 
Humberlea  community  is  strategically  situated,  offers  increasing  employment 
opportunities  with  a  desirable  balance  between  work  place  and  home  for 
its  present  and  future  residents. 
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